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Chapter 3. Land Use 
 
Existing Land Use 
 
The predominant land use patterns in Colonial Heights are well-established and have 
been for the most part, in place over the last thirty years.  Although some changes have 
occurred, the basic land use patterns in the City have not changed since adoption of the 
1997 Comprehensive Plan.  
 
The following describe the existing land use patterns in the City: 
 

 The City is almost completely developed, with limited opportunities for new 
development.  Opportunity exists for limited infill development city-wide. 

 
 Most commercial areas are located along transportation corridors.  The 

Boulevard (U.S. Route1/301) provides goods and services for City residents and 
surrounding communities.  Commercial uses along Temple and Ellerslie Avenues 
provide convenient goods and services that mostly serve adjacent 
neighborhoods.  The Southpark Mall area provides goods and services to the 
City as well as the region.  

 
 Residential uses occupy more land area in the City than any other type of use 

and, for the most part, consist of single-family homes. Duplexes, townhomes and 
apartment complexes are also located on a limited basis throughout the City.  

 
 Industrial uses are located along Ellerslie Avenue adjacent to the Seaboard 

Coastline Right of Way and along Interstate 95, south of Conduit Road.  Most 
land in these areas is used for more intense commercial uses rather than 
traditional industrial uses.  

 
 There are significant public open spaces throughout the City in the form of parks 

and public school grounds, in addition to large undeveloped land along the 
Appomattox River and Swift Creek. 
 

 Institutional uses are scattered throughout the City, mostly consisting of churches 
and property owned by civic organizations.  
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The Land Use Plan 
 
The following are factors influencing the concepts and strategies contained in the Land 
Use Plan: 
 

 Land use patterns are generally well established, and there is minimal need for 
significant land use changes. 

 
 There is limited vacant land available for development within the City. 

 
 There is a need to provide additional opportunities for the development of new 

housing units; particularly housing that meets the need of the growing elderly 
population. 

 
 Additional economic development opportunities need to be provided. 

 
 The southern part of the Boulevard (U.S. Route 1/301) can benefit from 

coordinated revitalization efforts to complement the substantial public 
investments made along the Boulevard and Dupuy Avenue. 

 
 The need to minimize land use conflicts that exist between residential and non-

residential uses. 
 

 There is minimal need for additional public facilities; however, there may be need 
for additional public parks and open spaces in specific sections of the City that 
are currently underserved. 

 
Land Use Classifications 
The land use classifications shown on the Land Use Plan (Map 2) include the following 
land use categories and descriptions. 
 
Residential 
Low Density Single-Family -The primary use in the Low Density Single-Family 
classification is single-family detached dwellings at densities up to five units per acre. 
This category includes residential support uses such as schools, places of worship, 
neighborhood parks and recreation facilities, and limited public and semi-public uses.  
The zoning district that would accommodate this land use category is RL (Residential 
Low). 
 
Medium Density Single-Family - The primary use in the Medium Density Single-Family 
classification is for single-family, two-family dwellings and townhomes, at densities up to 
8 units per acre. This category includes residential support uses such as schools, 
places of worship, neighborhood parks and recreation facilities, and limited public and 
semi-public uses. The zoning district that would accommodate this land use category is 
RM (Residential Medium). 
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Multi-Family - The primary use in the Multi-Family classification is for multi-family 
dwellings at densities of 12 units per acre.  This category includes apartments and 
residential support uses such as schools, places of worship, neighborhood parks and 
recreation facilities, and limited public and semi-public uses. The zoning district that 
would accommodate this land use category is RH (Residential High). 
 
Mixed Use 
The primary use in the Mixed Use classification may include a combination of some, or 
all, of the following uses: office, retail, personal service, general commercial and service 
uses and, in some cases, multi-family residential and dwelling units above ground floor 
commercial. All of the uses identified as possible mixed use are not appropriate for all 
mixed use areas identified in this plan. Each area identified as mixed use in this plan 
has specific policy recommendations unique to that designation. Densities in this district 
can be higher than allowed in the multi-family category. Generally, such areas consist of 
a mix of several types of uses designed and arranged to be compatible with one 
another and to be developed as part of an overall plan for the site. The mix of uses and 
predominant land use character may vary considerably by location and are to be 
considered on a case by case basis.  The zoning district that would accommodate this 
land use category is PUD (Planned Unit Development). 
 
Transitional Office 
The primary use in the Transitional Office classification are low-to-medium intensity 
professional, business and administrative offices, and medical and dental clinics that 
are compatible with adjacent residential uses and serve as separation between 
residential areas and nearby commercial or other higher intensity land uses or features. 
The scale and intensity of such office uses may vary depending on the density and type 
of residential uses they are intended to buffer. The zoning district that would 
accommodate this land use category is RO (Residential Office) and PUD (Planned Unit 
Development). 
 
Commercial 
Community Commercial - The primary uses in the Community Commercial classification 
include office, retail, personal service and other commercial and service uses, intended 
to provide the shopping and service needs of residents of a number of nearby 
neighborhoods and other City residents. This category includes a range of uses with 
vehicular access and orientation, but that are also compatible with nearby residential 
areas. The zoning district that would accommodate this land use category is BB 
(Boulevard Business) and in some instances GB (General Business). 
 
General Commercial - The primary uses in the General Commercial classification 
include a broad range of office, retail, general commercial, wholesale and service uses, 
typically located along major transportation corridors and serving large portions of the 
City, the region or the traveling public. Land uses in this category are typically of larger 
scale and intensity than Community Commercial uses and may not always be highly 
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compatible with residential areas. The zoning district that would accommodate this land 
use category is GB (General Business). 
 
 
Industrial 
The primary uses in the Industrial classification include a variety of manufacturing, 
processing, research and development, warehousing, distribution, office-warehouse and 
larger commercial service uses. Office, retail and other uses that complement industrial 
areas are permitted.  The zoning district that would accommodate this land use 
category is I (Industrial). 
 
Public and Open Space 
The primary uses in the Public and Open Space classification include publicly owned 
parks and recreation areas, open spaces, schools, libraries, and other government and 
public service facilities. Also included are environmentally sensitive areas and scenic 
areas where urban development should not occur.  This land use category may be 
accommodated by any zoning classification. 
 
Institutional/Civic 
The primary uses in the Institutional/Civic classification include institutional uses, such 
as places of worship, private schools, hospitals, colleges and universities, and civic 
buildings. This land use category will be dependent on specific zoning district permitted 
uses.  
 
Relationship between Surrounding Localities and Plans 
 
During the planning process, City staff met with representatives from surrounding 
localities and reviewed area comprehensive and small area plans to ensure consistency 
with the City's Comprehensive plan and other planning efforts.  Coordinated efforts also 
included Fort Lee, which, simultaneously, was engaged in a Joint Land Use Study.  This 
study identified locations where land use conflicts between the civilian population and 
the military installation are presently occurring or are likely to take place in the future.   
 
Relation of Land Use Categories to Zoning Ordinance and Map 
 
The land use categories in this plan are similar to the zoning classifications contained in 
the City's zoning ordinance.   The land use categories are intended to be more general 
than zoning classifications. Included in the description of each land use category is the 
zoning classifications contained in the current zoning ordinance that would typically 
approximate the land use category.  The Land Use Plan map is a general guide for 
future zoning, but is not intended to coincide exactly with either the current or future 
zoning classification of properties.  
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The following Land Use Policies correspond to a specific goal and objective 
found in Chapter 2.  The goal and policy number are abbreviated within the 
parenthesis.   
 

 Where possible, incorporate transitional land uses between higher activity uses, 
such as commercial, to lower activity uses such as single-family neighborhoods 
with less intense commercial or higher density residential uses.  (CC-4) 

 
 Create regulations to minimize conflicts between residential and commercial land 

uses. Consider reinstating and expanding the Boulevard grant program to include 
funding to provide buffer and improve the visibility from the neighborhood. (CC-4) 

 
 Unless assurances are made to limit noise, hours of operation and visual clutter, 

to protect area residents, limit commercial activity to areas designated for 
commercial use. (CC-4) 

 
 Consider the impact on historic resources that have been surveyed and 

documented when reviewing land‐use decisions, such as rezoning, site plan 
review and subdivision requests. (SD-6) 

 
 Create a mixture of recreational, commercial and residential along the river as 

recommended in the Appomattox River Corridor Plan. (EP-1, SD-5) 
 

 Form a task force of Southpark Mall area business owners/managers, including 
Mall management and City staff to identify ways to improve and redevelop the 
commercial area to include new land use options, such as mixed use; 
apartments styled to attract young adults, senior housing and offices for areas 
around, and including, Southpark Mall.  This area is identified as a Mixed use 
Area on the Land Use Plan (Map 2).  (EP-5, EP-6) 

 
 Create a mixture of uses to include higher density residential, such as 

townhouses and apartments, for seniors with limited office and neighborhood 
commercial at the 20+ acre parcel located on the northwest corner of E. 
Westover and Conduit Road shown on the Land Use Plan (Map 2). Development 
of this property must be done as part of a plan for the entire property and must 
complement the adjacent neighborhood.  Additionally, the community must play a 
role in the design and use of the property. (QL-4) 

 
 Work with surrounding counties, cities, Fort Lee, and other agencies when 

considering planning activities to ensure smart, economic land use and 
transportation actions. (EP-1)  
 

 Support the recommendations and implementation strategies of the Fort Lee 
Land Use Study.  

  




